ARCHI TECTURAL CONTROL SHOULD BE PROVI DED TO | NSURE THAT ALL DEVELOPMENT
|'S COVPATI BLE W TH OBJECTI VES TO RECREATE THE HI STORI CAL ATMOSPHERE OF THE
AREA,

The 01d Town San Diego Planned District includes an area where several fine
architectural exanples of the pre-1871 San Diego exist. These sites nust
be preserved and new devel opnent nust preserve the scale and quality of
this historic settlement. The architectural character of the O d Town San
Diego Planned District has departed fromthis original intent. The nost
obvious failure to maintain the historic architectural character has been
in the design, height, and bulk of new structures. Clear and definite
limts to height, size and bulk and architectural "period" design of new
structures nust be established. This plan also recomends that devel opment
intensity levels range from0.6 to 1.0 FAR in order to maintain historical
consi st ency.

1. AN ARCHAEOLOG CAL STUDY REQUI REMENT SHOULD BE APPLIED TO ALL
DEVELOPMENT PRQIECTS IN OLD TOM WHI CH DI STURB THE GROUND.

2. LIMTS TO HEIGHT, SIZE, AND BULK COF NEW STRUCTURES SHOULD BE NO GREATER
THAN THE H STCRIC PRECEDENT OF BUI LDINGS W THI N THE DI STRICT.

3. THE MAXI MUM ENCLOSED SPACE FCR ONE- STCRY BUI LDI NGS SHOULD BE BASED ON
THE LARGEST SUCH H STORIC STRUCTURE, THE ESTUDI LLO HOUSE, WHI CH WAS
APPROXI MATELY 5,700 SQUARE FEET.

4. THE MAXI MUM ENCLOSED SPACE COF TWO- STCRY BUI LDI NGS BE BASED ON THE
LARGEST SUCH H STORIC STRUCTURE, THE COSMOPCLI TAN HOTEL, CASA DE
BANDI NI, WWHI CH WAS APPROXI MATELY 6,500 SQUARE FEET.

5. THE MAXI MUM ENCLOSED SPACE OF THREE- STCRY BUI LDI NGS SHOULD BE BASED ON
THE LARGEST SUCH HI STORI C STRUCTURE, WHI CH WAS THE FRANKLI N HOUSE, OF
APPROXI MATELY 9,000 SQUARE FEET.

6. AN H STORIC OVERLAY ZONE SHOULD BE ADCPTED WHI CH REQUI RES, ON KNOWN
H STCRI C BUI LDI NG SITES, PARTI AL OR COMPLETE RECONSTRUCTION. Incl uding
the requirement that preservation of archaeol oc}n cal sites shall be
viewed by the public, and preserved as part of the project.

7. ALL BUILDING CONTROLS SHOULD BE STRICTLY ENFORCED EXCEPT WHERE THEIR
APPLI CATION IS IN CONFLICT WTH RESTORING OR RECREATING HI STORI C
STRUCTURES. ~ Recogni zing that different construction techniques were
utilized prior to 1871, modifications in the application of building
regulations shoul d be considered in the authentic restoration of .

recogni zed historical structures so long as no health or safety problem
results..

8. CLEARLY DEFINED H STORI CAL- ARCH TECTURAL GUI DELINES SHOULD BE
ESTABLISHED.  Mbore specific and detailed architectural guidelines
should be established. A Consultant contract should be awarded to

35



prepare permanent gui delines that provide a clear definition of the
three basic architectural styles (Spanish, Mexican, American) and avoid
hybrid unrealistic interpretations. These guidelines will be
incorporated into the O d Town San Diego "Standards and Criteria"
docunent, upon approval by the City Planning Conm ssion and Gty

Council.
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SOCIO-ECONOMIC ELEMENT

BACKGROUND

A general assessnment and overview was prepared on the community's

soci 0-econom ¢ environnent. Based on 1980 and 1984 updated census
informtion, two census tracts overlay the community. Census tract

10 (Juan Street) covers the area generally along Juan Street and the
adjacent to the Mssion Hills area. Census tract 65.0 (Congress/Jefferson)
covers the remainder of the O d Town San Diego community planning area, and
extends to Mdway and south along Pacific H ?hway to Washi ngton Street.

The soci0-econom ¢ trends were assessed by extrapolating the total figures
as these apply to the comunity.
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POPULATI ON

As of 1984, the residential population of Od Town San Diego was

1,461 people. The highest number (1,242 people) or 85 percent of the
total, reside in Census Tract 65.0 primarily along Congress and Jefferson
Streets. An additional 78 people, or 15 percent of the total, reside
along the Juan Street Corridor. Fam |y sizes vary between 2.65 people per
unit in Tract 1.0 (Juan Street Oorrldori to 1.75 people per unit in the
Congress/ Jefferson area (Tract 65.0). These figures reflect the famly
anbr ance al onlg Juan Street, as contrasted with the single individual
settlements along Congress and Juan Streets.

The popul ation is evenly distributed between males and females, with the
myjority of the population being white, the highest and only mnority
ethnic group is represented by Hispanics which make up 25 percent of the
total, and are primarily concentrated in the Congress/Jefferson area.

Medi an age of population is 38 years.

%

IDENTIAL POPULATION
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EDUCATI ON

Educational levels are generally high throughout the conmunity. The

hi ghest ppPuIatlon percentages are in the kindergarten/elementary school
| evel s, with college age enrol | ment being a close second, and hi gh school
educational Tlevels a third.

Interestingly the very young/children population is highest in the
Congress/ Jetferson street areas. This is primarily due to the larger tota
popul ation residing in this area.

LABOR FORCE

Qut of the total working age population, unenployment is a very low, four
ercent. The type of industry most represented i's the retail T1ndustry,

ol I owed by business and manufacturing, financing and insurance, heal th
services, and professional services. QOccupations nmost represented are
service types, followed by adm nistrative support, professional specialty,
executives, and retirees.

The predom nant place of work is the central C|tg area, followed by the
general community area. This is also reflected by the predom nant” travel
time towork which is 10 to 20 mnutes, and the fact that a relatively high
nunber of people walk to work (ten percent) or work at home (six percent).

Transportation patterns to work, are particularly interesting. Fifty-nine
percent of the work force drives to work with 15 percent carpooling, ten
percent using public transportation, ten percent walking, and Six percent
working at home. These pattern reflect an unusually high nodel split for
residents in the comunity.

O the people that work but do not live in the comunity, the h|ghest
percentage is represented br Caltrans employees who drive to work, and the
service retail industry enployees probably using public transit, at a

hi gher percentage than is the norm

Tract 65.0 has primarily one car ownership for each residential unit, and a
substantial number of no car ownership.

| NCOVE

Medi an income, based on the 1980 census in Tract 1.0 (Juan Street), is
relatively high at $30,000 per year, while the incone in Tract 65.0
(Congress/Jefferson) is $9,700 per year. Tract 650 also has the higher
levels of public assistance (five Fercent), and social security (ten
Percent) incone. Twelve percent of the total Tabor force earns at bel ow
he poverty level and is a young popul ation of less than 55 years of age.
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BUSI NESS DEVELOPMENT

A market study was prepared by Zephyr Associates; the findings of that
study set the stage for the community's business development climate.

Ofice enployment within a five-mnute drive of 01d Town San Diego has
approximately 14,500 people.  Perspective patrons who penetrate the O d
Town San Diego area total 6.48 million people per year.

Visitor statistics show a total attendance of 4,400,000 people, of which
125,000 people paid fees to enter different exhibits within the State Park.

The existing office market includes 158 office type businesses with a total
of 484,000 square feet. Leases range from $0.75 to $1.65 per square foot

er nmonth plus utilities. For new projects, the rental range is $1.35 to

1.65 per square foot per nmonth. The past four years have seen an upsurge
of office development in O d Town San Diego with 289,000 square feet

developed. The overall present vacancy rate is 17 to 19 percent, which is
somewhat |ess than the downtown vacancy rate of 22 percent.

Od Town San Diego has been gaining a reputation as a nore exclusive

busi ness environment. The proximty to other conmercial activities,
including the State Park, historical areas, and restaurants is considered
i nportant by inmage conscious office tenants.
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An existing potential of economic growh exists for the development and
operation of hotel establishments In the O d Towmn San Diego area. Several
myj or hotels of 100+ roons have been built and nore are in the buil di n?
permt stages at this time. The O d Town San Diego market area presently
reflects a market segmentation as follows: comercial travelers, 53
percent; group meetings, six percent; tourists and others, 41 percent. A
total projected market” demand of 716 rooms is generally being reached by
the devel opnent of the hotel projects on line.

Various O d Town San Diego elements play an inportant role in sgé)gorti ng
retail facilities. The office enploynent provides upwards of $.7 million
of discretionary income. 01d Town San Diego could capture between $2 to $3
million of that incone. Residential communities within and around O d Town
di spose of $3L7 million in total di scr.etlonarzl income.  that, $12.68
m |1ion could be spent inOd Town San Diego. Finally, the visitor .
provides a $32 m | |ion expenditure potential. The total opportunity retail
demand based on office, residential, and visitor popul ation that coul d be
captured by 01d Town, adds up to $46.68 million. The types of retailing
demand incTude goods and services and eating/drinking.

The concl usion of the business/market study is that the unique setting of
O d Town San Diego with a quality and diversified continuation of uses and
with a strong and intensified managenent plan can conpete effectively in
the San Diego specialty market.

HOUSI NG

Most residents are newly arrived since 1975, and the condition of
structures are rated as good throughout.

Age of the residential wunits is also different in Tracts 10 and 65.0.
Tract 1.0 has nost of its residential units built prior to 1939, while
Tract 65.0 has nost of its residential units built in 1975 (20 géarcent),
1939 (19 percent), 1950 (19 percent), 1940 (13 percent), and 19

(13 percent). This reflects a 8reat er redevelopment and development
activity occurring in Tract 65.0.

The housing values fromthe 1980 census information are also markedly
different between census tracts. Tract 1.0 has a median housing val ue of
$167,600, while Tract 650 has a median value of $880.  Omer occupancy
Is also rrarkedl1y different in Tract 1.0 (8 percent) to Tract 65.0

23 percent). The median rent in Tract 1.0 is $364 per month, while in
ract 65.0 it is $192 per nonth. These figures should be considered for
t188e0|rdr?I ative value since the actual values are now nore than double the

ata.

The character of the housi n(}J units also varies fromcensus tracts.
Tract 10 has 9.4 percent of its housing stock in single-famly units
whi | e Tract 65.0 has five or more units in 45 percent of its stock. The
aut omobi [ e ownership is also strikingly different, with Tract 1.0 having
most units with two and three car ownership.
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RECOMMENDATIONS
PCPULATI ON

PROVIDE SERVI CES AND SUPPCRT FACILITIES TO SATISFY THE NEEDS CF A GRONNG
RESI DENTI AL AND BUSINESS POPULATION.  Assure that al |l projected :

i mprovenents are in place and synchronized with the projected popul ation
demands. A 90 é)o%rcent_ increase ‘in population is Pro; ected with the

devel opment of additional units and 1,350 people, expanding the present
population from 1,400 to 2,800 people. This growh will place greater
demands on schools, and conmunity services.

PROVI DE_DEVELOPMENT OPPORTUNI TI ES TO ASSURE THE DEVELOPMENT OF A BALANCED
COMMUNITY.  Devel opment shoul d accommodate a variety of housing types and
sizes, from single-family to multi-family development. Devel opment bonuses
shoul'd be provided for the devel opment of |ow and noderate income housing.
A 25 percent density honus, beyond the maximum density allowed, and within
the height and bulk restrictions of the Planned District Odinance should
be encouraged.

EDUCATI ON

EDUCATI ONAL OPPORTUNI TI ES SHOULD BE MAI NTAI NED AND ENHANCED W THI N THE
COMMUNITY.  Existing governnent-owned properties dedicated to educational
activities should be maintained and expanded. Miltiple purpose and
multiple |evel educational facilities should be developed and encouraged.
The opportunities for providing kindergarten through higher education
oRportunmes within a single site, such as the elementary school site,
shlould.not be overlooked as a potential way of making more efficient use of
this site.

EDUCATI ONAL CPPCRTUNITIES FURTHERING THE HISTORICAL SIGNIFICANCE COF QD
TOMW SAN DI EGO SHOULD BE PURSUED.  The special educational program
presently ongoing at the Fremont Elenentary School should be maintained and
expanded.  Programs sponsored by the Unified School District or any other
educational or cultural agency, and coordinated with Tocal universities or
and cultural/historical associations should be pursued. An expanded
educational cultural program should he established at the existing school
site.

AN EDUCATI ONAL/ CULTURAL PROGRAM SHOULD BE ESTABLISHED IN OLD TOM SAN DI EGO
IN CONJUNCTION WTH THE H STORICAL SOCIETY'S SERRA MUSEUM A program that

concentrates its scope on local history both pre- and post-H spanic shoul d

be instituted and based in Od Town San Diego "where California began. "
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ECONOM C DEVELOPMENT

THE PRQJECTED ECONOM C GROATH IN THE COVMUNI TY SHOULD BE COORDI NATED AND
PHASED TO AVOID WASTE A community based coordination effort should be
established. The Gty of San Diego should be the |ead agency that spars
the implementation of inprovenents designed to further the community's
econom ¢ devel oprent .

A BUSINESS | MPROVEMENT DISTRICT, OR SIMLAR MECHANI SM SHOULD BE ESTABLI SHED
TO COORDI NATE THE MARKETING OF THE OLD TOM SAN DI EGO COWUNITY. In this
manner, private business interests can follow up inplementation programs to
%hlﬁ' plan and insure that public facilities are provided in a tinely

ashi on.

A PRI VATE/ PUBLI C PARTNERSHI P SHOULD BE ESTABLI SHED TO PROMOTE ECONOM C
DEVELCPMENT.  Key business support facilities such as parking and other
public facility needs should be jointly implemented through private and
ublic efforts.” A devel opnent district should be formed to follow up,

und, and inplement parking programs, streetscape, comunity beautification
prograns. Additional funds should be generated and programmed as needed
und%r the unbrella condition of a Business Inprovenent District or similar
mechani sm
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